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WHAT  ZONING  IS 


Zoning  Is  the  legal  means  employed 
by  cities  and  counties  for  regulating 
the  use  of  land  and  the  size  and  shape 
of  lots  and  bulfdingsT 

The  legal  authority  of  a city  or 
county  to  enact  zoning  regulations 
is  derived  from  its  general  police 
power  to  legislate  in  matters  per- 
taining to  the  health,  safety, 
morals  and  welfare  of  the  community. 

Zoning  in  San  Francisco  is  en- 
acted into  law  by  the  Board  of  Super- 
visors. Thereafter,  it  is  adminis- 
tered by  the  Department  of  City  Plan- 
ning. 

The  use  regulations  of  a zoning 
ordinance  set  aside  enough  land  to 
provide  for  each  major  activity  in 
a city — residential,  commercial 
and  industrials 


When  San  Francisco  was  young  the 
separation  of  different  uses  of  the 
land  occurred  naturally.  Commerce 
and  industry  clung  to  the  level  low- 
lands along  the  shore  of  the  Bay. 
Houses  were  built  further  inland  and 
on  the  hills. 


But,  as  the  city  grew,  industries 
were  located  in  residential  blocks 
and  in  areas  devoted  mainly  to  the 
retail  selling  of  goods.  Elsewhere 
in  the  city,  houses  were  built  on 
land  better  suited  for  industry. 
Property  values  were  injured  by  this 
mixture  of  buildings  and  activities 
that  did  not  belong  together. 

A zoning  ordinance  can  prevent 
the  improper  mixing  of  building 
types  by  setting  up  separate  dis- 
tricts for  the  different  activities 
carried  on  in  a city  --  living,  pro- 
ducing goods  and  trading  goods. 
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Zoning  also  regulates  the  heights 
of  buildings  and  the  amount  of  lot 
area  buildings  may  cover. 

By  fair  and  reasonable  regulation 
of  the  bulk  and  height  of  buildings, 
overcrowding  of  the  land  can  be  pre- 
vented, Zoning  regulations  can  assure 
that  every  dwelling  unit  and  working 
place  will  have  adequate  light,  air 
and  open  space  and  that  streets  and 
utilities  serving  different  areas  will 
not  be  overtaxed  by  an  excessive  num- 
ber of  people  on  the  land, 

A modern  zoning  ordinance  protects 
property  values  and  serves  as  a posi- 
tive aid  in  guiding  the  future  devel- 
opment o^  privately  owned  land  in  the 
city  as  recommended  in  the  Master  Plan. 

Zoning  provides  each  parcel  of  land 
equal  protection  under  the  law,  sus- 
taining land  values  and  the  investments 
of  all  land  owners  regardless  of  econom- 
ic status. 

Zoning  assures  each  property  owner 
that  the  character  and  stability  of  his 
home  or  place  of  business  will  not  be 
adversely  affected  by  the  introduction 
of  some  totally  inappropriate  kind  of 
development  onto  an  adjoining  lot.  The 
community  as  a whole  profits  by  main- 
taining standards  that  will  create  a 
healthier,  safer  and  more  convenient 
place  in  which  to  live  and  work. 
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The  Master  Plan  for  San  Francisco 
is  a long-range  general  plan  which 
serves  as  a guide  toward  creating  a 
more  convenient,  livable  and  econom- 
ical city,  within  the  limits  of  what 
may  reasonably  be  accomplished  over 
a 20-to  25-year  period. 

The  zoning  ordinance,  rather  than 
being  a restrictive  law,  is  the  single 
most  effective  legal  means  of  carrying 
out  the  positive  program  contained  in 
the  Master  Plan  relating  to  the  future 
development  of  private  land.  By  regu- 
lating the  number  of  people  that  may 
live  on  the  land  it  is  possible  to  make 
more  accurate  estimates  of  future  needs 
for  public  facilities  such  as  schools, 
parks,  playgrounds,  libraries  and  util- 
ities. On  the  other  hand,  it  would  be 
impossible  to  set  aside  the  proper 
amounts  of  land  for  different  types  of 
buildings  in  the  zoning  district  maps 
without  the  studies,  analyses  and  de- 
cisions of  the  Master  Plan  that  help 
determine  the  best  future  development 
of  the  city. 

Zoning  is  a method  of  creating  an 
over-all  higher  standard  of  city  riv- 
ing. 

It  can  protect  the  most  desirable 
character  of  development  in  every  area 
of  the  city.  It  can  help  to  stabilize 
and  maintain  real  estate  and  tax  val- 
ues. 

Zoning  can  help  guide  public  and 
private  agencies  in  supplying  the  city 
with  needed  services. 
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WHAT  THE  PRESENT 
ORDINANCE  DOES 


In  1921  San  Francisco  adopted  a zon- 
ing ordinance,  just  five  years  after  New 
York  adopted  the  first  zoning  ordinance 
in  the  Nation.  This  original  1921  zon- 
ing ordinance  is  still  in  effect  today. 

The  1921  zoning  ordinance  established 
five  kinds  of  zoning  districts  and  each 
parcel  of  land  in  the  city  was  classified 
into  one  of  these  five  districts.  The 
districts  established  permit: 

(1)  Single-family  dwellings, 

(2)  all  types  of  multiple 
dwellings, 

(3)  all  types  of  commercial  uses, 

(4)  light  industrial  uses,  and 

(5)  heavy  industrial  uses. 
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In  addition,  a small  amount  of  land  was 
classified  as  unrestricted  — in  other 
words,  unzoned. 

More  than  a generation  has  passed 
since  this  ordinance  was  enacted.  Time 
has  wrought  many  changes.  San  Francisco 
was  a pioneer  in  instituting  zoning,  but 
in  recent  years  other  cities  have  far  out 
distanced  San  Francisco  in  their  zoning 
practice.  In  1921  there  was  little  exper 
ience  with  zoning  procedures  and  tech- 
niques, and  little  accumulated  knowledge 
of  the  planning,  legal  and  administrative 
aspects  of  zoning.  Thus,  the  1921  ordi- 
nance is  now  obsolete. 
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WHAT  IS  WRONG  WITH  THE 
PRESENT  ZONING  ORDINANCE 


1 . The  present  zoning  ordinance  is  not 
based  on  an  over-all,  long  range  scheme 
for  the  future  development  of  the  city . 

In  1921  there  was  no  Master  Plan  on 
which  zoning  districts  could  be  based. 

The  zoning  district  plan  was  based  partly 
on  existing  conditions  and  partly  on  now 
outmoded  theories  of  city  development. 

The  resulting  pattern  is  no  longer  realis- 
tic nor  does  it  serve  to  assure  a proper 
development  of  the  city. 

2 . The  present  zoning  ordinance  does 
nothing  to  assure  better  standards  of 
building  size  and  lot  coverage. 

The  present  ordinance  regulates 
only  the  type  of  use  to  which  a building 
may  be  put;  there  are  no  regulations  gov- 
erning building  size  or  lot  coverage  to 
help  prevent  congestion  of  buildings, 
population  and  streets. 

3.  The  zoning  district  maps  have  been 
amended  without  regard  to  an  over-all 
pattern  of  growth  and  development. 

Since  the  passage  of  the  1921  zon- 
ing ordinance  over  1200  amendments  have 
been  made  in  the  district  maps.  Many  of 
these  had  the  effect  of  giving  a single 
lot  privileges  not  allowed  on  adjacent 
property,  which  is  not  a valid  use  of 
zoning  powers  since  it  creates  the  very 
condition  which  zoning  laws  are  intend- 
ed to  prevent:  an  inequitable  mixing 

of  buildings  and  uses  without  regard  to 
an  overall  pattern  of  growth. 


4 • Zoning  boundaries  have  not  kept 
pace  with  changes  in  the  city . 

Some  areas  now  zoned  for  residen- 
tial use  might  better  be  devoted  to 
industrial  use.  Several  areas  that  are 
presently  zonod  for  industrial  use  have 
been  developed  with  residences  and  those 
houses  must  now  be  given  some  measure  of 
protection. 

5 . ' ? Strip  Commercial  Zoning”  in  the 
present  ordinance  does  not  encourage  more 
modern  types  of  commercial  deve lopment . 

In  certain  cases  the  long  strips 
of  commercial  zoning  mapped  out  along 
former  street  car  routes  have  proven 
to  be  more  than  was  needed.,  and  have 
actually  held  back  the  development  of 
areas  that  might  otherwise  have  provided 
space  for  many  fine  residential  struc- 
tures. 


Builders  unwilling  to  sacrifice 
hoped-for  commercial  value  of  such  land 
have  held  it  in  open  lots  or  have  put  in 
shops  where  commercial  possibilities  were, 
at  best,  limited.  This  has  led,  in  many 
cases,  to  business  failures,  long  vacan- 
cies, and  spotty  and  unsightly  develop- 
ment, which  in  turn  has  had  a bad  effect 
on  nearby  residential  values. 

On  the  other  hand,  in  thriving  and 
prosperous  commercial  areas,  the  "strip 
zone"  does  not  provide  enough  depth  of 
commercial  land  for  expansion  around  the 
busy  centers.  Modern  shopping  center 
design  emphasizes  the  need  for  providing 
adequate  off-street  parking  and  a con- 
venient, compact  arrangement  of  shopping 
facilities.  Neither  of  these  can  be 
provided  in  the  present  strip  commercial 
zones  typical  of  many  areas  in  the  city. 

6.  The  present  ordinance  does  not  con- 
tain enough  classes  of  zoning  districts. 

Areas  of  single -family  detached 
houses  are  not  protected  in  the  present 
ordinance  and  must  depend  on  private  deed 
restrictions  for  their  preservation.  Such 
private  restrictions  rarely  provide  per- 
manent protection  of  side-yard  standards. 

The  present  "second  residential" 
classification,  covering  a large  part  of 
the  city,  makes  no  distinction  whatever 
between  two-family  flats  and  20-story 
apartments  or  hotels. 
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A single  commercial  classification 
applies  to  the  downtown  area  as  well  as 
to  outlying  neighborhood  shopping  dis- 
tricts. The  light  industrial  uses  per- 
mitted in  commercial  districts,  although 
appropriate  in  some  areas,  are  very  much 
out  of  place  in  outlying  shopping  centers 
which  serve  home  neighborhoods. 

The  "unrestricted"  classification 
in  the  present  ordinance  in  effect  means 
no  zoning  at  all.  Such  unrestricted 
zoning  districts  are  no  longer  considered 
sound. 

7.  The  present  ordinance  has  inadequate 
provisions' for  effective  admlnl stration  or 
real  enforcement. 


The  present  law  does  not  allow  for  an 
administrative  ruling  in  situations  requir- 
ing a minor  adjustment  to  relieve  an  undue 
hardship,  but  demands  the  expensive  and 
time-consuming  process  of  a public  hearing 
before  the  City  Planning  Commission. 

Under  the  present  ordinance,  enforce- 
ment of  zoning  regulations  is  made  diffi- 
cult since  the  agency  administering  the 
ordinance  does  not  have  the  responsibility 
of  enforcing  its  provisions  or  of  acting 
on  neighborhood  complaints  of  violation. 

8.  The  present  ordinance  has  no  provi- 
sion for  terminating  a non- conforming  use. 

The  1921  ordinance  provided  no  means 
for  removing  uses  which  were  not  permitted 
in  the  newly  established  zoning  districts. 
Now,  over  30  years  after  the  passage  of  the 
ordinance,  there  remain  uses  in  inappro- 
priate locations  that  continue  to  have  a 
blighting  effect  on  surrounding  residential 
properties. 


WHAT  THE  NEW  ORDINANCE 
PROPOSES 


The  new  zoning  ordinance  proposes 
thirteen  classes  of  zoning  districts. 

There  are  six  residential  zoning 
districts  proposed  for  the  community- 
areas  of  the  city  and  two  commercial 
zoning  districts  intended  primarily 
to  serve  these  residential  districts. 
They  are  as  follows: 

R-l-D,  One-Family  Residential  District, 
Detached  Dwellings. 

This  zoning  district  is  applied  to 
areas  such  as  those  in  the  West -of -Twin 
Peaks  district  which  have  been  developed 
for  detached  single-family  houses. 

The  R-l-D  district  also  applies  to 
some  large  areas  of  undeveloped  land  in 
the  city  and  to  public  lands  such  as 
parks,  playgrounds  and  schools. 


R-l:  The  single -family  row  house  is  the  typical  housing  type. 
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R-l,  One-Family  Residential  District 


This  zoning  district  is  applied  to 
large  areas  in  the  city,  such  as  in 
the  Sunset  and  Outer  Mission  districts, 
where  the  single-family  row  house  is 
the  typical  housing  type. 

R-2,  Two-Family  Residential  District 

This  zoning  district  applies  to 
areas,  typical  of  the  Outer  Richmond 
and  Mission  districts,  where  there 
have  been  extensive  developments  of 
two-family  flats.  Boarding  houses 
and  guest  houses,  however,  are  ex- 
cluded from  this  new  R-2  zone. 

R-5,  Medium  Density,  Multiple  Dwelling 
District 


This  zoning  district  applies  to 
areas  closer  to  the  central  part  of 
the  city,  such  as  parts  of  the  Western 
Addition,  where  many  smaller  apartment 
house  developments  are  typical,  and  to 
apartment  developments  in  outlying 
areas  where  tall  apartment  buildings 
would  be  out  of  place. 


R-3:  Where  tall  apartment  buildings  would  be  out  of  place. 
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R-4  and  R-5,  High  Density,  Multiple 
Dwelling  District 


These  zoning  districts  are  intended 
primarily  for  areas  in  or  close  to  the 
central  part  of  the  city  and  downtown, 
permitting  multi-story  structures.  As 
the  central  city  of  the  metropolitan 
area,  San  Francisco  has  a higher-than- 
average  number  of  householders  who  wish 
to  live  close  to  the  downtown  shopping, 
entertainment  and  working  centers. 

The  R-5  zoning  district  is  applied 
principally  to  hilltop  view  sites  on 
Russian  Hill,  Nob  Hill  and  in  Pacific 
Heights,  and  to  areas  around  parks  or 
along  wide  streets,  such  as  Van  Ness 
Avenue. 

The  commercial  zoning  districts 
primarily  intended  to  serve  residential 
shopping  requirements  are  as  follows: 

C— 1 , Neighborhood  Shopping  District 

This  zoning  district  permits  all 
types  of  business  needed  to  serve  the 
daily  shopping  requirements  of  people 
located  in  close-by  residential  areas. 

A neighborhood  shopping  district  would 
ordinarily  include  stores  for  groceries, 
meats,  drugs  and  sundries,  automobile 
service  stations  and  some  business  and 
professional  offices. 

C-2,  Community  Business  District 

This  zoning  district  applies  to  the 
large  business  and  service  centers 
which  serve  the  residential  districts. 


13 


Typical  are  the  Clement  Street,  Mission 
Street,  Fillmore  Street  or  Chestnut 
Street  business  centers.  An  attempt 
has  been  made  in  the  zoning  plan  to  en- 
courage the  growth  of  such  existing  com- 
munity business  districts  around  their 
centers  rather  than  to  confine  them  to 
strips  only  one  lot  deep  along  princi- 
pal arteries. 

WORKING  AREA  ZONES 

There  are  five  zoning  districts  pro- 
posed for  the  working  areas  of  the  city. 
They  are  as  follows: 

C-5,  Central  Business  District 

This  zoning  district  is  applied  to 
the  downtown  financial,  retail  shop- 
ping and  entertainment  centers.  Zon- 
ing regulations  for  this  high-value 
area  will  permit  higher  coverage  and 
intensity  of  buildings  than  in  any 
other  zone,  and  will  protect  it  from 
unsightly  open  lot  uses  other  than 
parking  lots  and  from  light  manufac- 
turing on  the  ground  floor  of  build- 
ings. 

C-4,  Service  District 

This  zoning  district  will  accommodate 
the  many  types  of  service  businesses 
needed  to  supplement  the  activities  car- 
ried on  in  the  downtown  and  larger  com- 
munity business  districts.  Uses  permit- 
ted in  this  zoning  district  include  re- 
pair shops,  secondhand  stores,  open  lot 
uses,  wholesale  facilities  and  some 
light  manufacturing. 
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CM,  General  Commercial  District 


This  zoning  district  provides  for 
large  wholesale  concerns,  some  light 
manufacturing,  automobile  repair 
shops  and  warehouses  where  no  danger- 
ous, odorous  or  air-polluting  mater- 
ials are  stored. 

M-l,  Light  Industrial  District 

This  zoning  district  provides  for 
quiet  and  inoffensive  industries  that 
require  a relatively  small  floor  area 
to  produce  high-value  finished  goods 
or  parts.  Most  San  Francisco  indus- 
tries are  of  this  kind. 

M-2,  Heavy  Industrial  District 

This  zoning  district  is  applied  to 
land  within  the  working  area  suitable 
for  industries  which  create  dust, 
smoke,  noise  or  fumes  or  that  handle 
products  or  use  processes  that  are 
more  than  normally  hazardous.  Indus- 
tries producing  the  greatest  hazard 
or  nuisance  are  permitted  by  regula- 
tion only  at  a stated  distance  from 
the  exterior  boundary  of  the  M-2  dis- 
trict. Some  industries  are  classed 
as  "conditional  uses"  and  must  be 
approved  by  the  City  Planning  Commis- 
sion before  locating  in  the  city. 

Thus,  stock  yards  and  industries 
rendering  animal  products  such  as 
bones,  hides  and  tallow  will  be  so 
regulated  to  prevent  damage  to  nearby 
property  and  to  protect  the  health  and 
safety  of  workers  or  residents  in  the 
vicinity. 
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OTHER  PROVISIONS  OF  THE  PROPOSED  ORDINANCE 
Conditional  Uses 


Private  developments  of  a public  nature, 
such  as  hospitals,  private  non-profit  re- 
creational areas,  churches  and  private  util- 
ity installations  are  of  public  importance 
and  sometimes  can  be  placed  in  residential 
areas.  Hospitals  and  rest  homes  have  the 
same  need  for  clean,  quiet  and  spacious 
surroundings  as  private  homes.  Electric, 
gas  and  telephone  installations  may  have  to 
be  located  in  a particular  place  because  of 
operational  requirements. 

Such  developments  as  these  are  classi- 
fied as  "conditional  uses"  in  the  proposed 
ordinance  and  require  authorization  by  the 
City  Planning  Commission  before  being  loca- 
ted in  certain  districts.  With  this  meas- 
ure of  control,  residential  areas  can  be 
protected  against  an  improper  location  of 
this  kind  of  facility,  without  the  neces- 
sity of  changing  the  zoning  where  the  use 
is  proper  and  acceptable. 


Transitional  Use:  Where  an  R-l  district  adjoins  a commercial  district  the  lots  next  to 
the  commercial  district  may  be  developed  for  two  family  dwellings. 
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Transitional  Uses 


Where  zoning  districts  join  there  is 
often  a sudden  jump  in  the  intensity  or 
in  the  way  the  land  may  be  used.  The 
Transitional  Use  provisions  in  the  new 
ordinance  allow  property  in  a residen- 
tial zone  to  develop  along  such  bound- 
aries to  a more  intense  use  than  normal- 
ly permitted. 

For  example,  where  an  R-l  district 
adjoins  a commercial  zone,  the  lots  next 
to  or  facing  the  commercial  zone  may  be 
developed  for  two-family  dwellings. 

Planned  Unit  Development 


This  provision  will  permit  more  free- 
dom in  the  design  of  large  sites  that  are 
developed  as  a unit  than  would  be  possible 
where  development  is  confined  to  small, 
single  lots.  Thus,  a large  parcel  designed 
for  a desirable  combination  of  building 
types  may  be  separately  considered  and  ap- 
proved by  the  City  Planning  Commission 
subject  to  established  conditions,  even 
though  the  intensity  and  types  of  use  dif- 
fer from  those  'set  up  by  zoning  for  indiv- 
idual lots  in  the  district. 

Building  Heights 

Building  height  regulations  help  pre- 
vent large  buildings  from  cutting  off  light 
and  air  from  smaller  buildings  close  by. 

They  establish  and  protect  the  character 
of  residential  areas. 

Where  views  are  an  important  factor  in 
establishing  the  value  of  property,  a height 
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limitation  will  assure  that  no  high  build- 
ing or  group  of  buildings  will  unfairly 
or  unnecessarily  monopolize  view  possi- 
bilities and  destroy  similar  values  on 
other  lots  in  the  vicinity. 

Floor  Area  Ratio 

The  "floor  area  ratio"  established 
in  zoning  districts  limits  the  amount 
of  floor  space  a building  may  contain 
in  proportion  to  the  area  of  the  lot. 

The  ordinance  also  regulates  the  num- 
ber of  dwelling  units  to  be  put  on 
lots  in  each  zoning  district  by  indi- 
cating the  square  feet  of  the  area 
required  for  such  dwelling  units.  Such 
regulations  will  prevent  the  type  of 
gross  overcrowding  that  has  created 
undesirable  living  and  working  condi- 
tions in  certain  areas  of  the  city. 

Retroactive  Provision 

The  proposed  ordinance  establishes 
a reasonable  time  period  for  building 
amortization  after  which  all  non-con- 
forming uses  will  be  subject  to  removal. 

Off-Street  Parking 

One  of  the  biggest  problems  of  city 
living  is  the  lack  of  sufficient  space 
for  automobile  and  truck  parking.  The 
proposed  zoning  ordinance,  in  line  with 
other  zoning  ordinances  adopted  through- 
out the  nation,  in  general  will  require 
builders  to  provide  off-street  parking 
in  the  case  of  new  construction  or  upon 
the  expansion  of  already  existing  build- 
ings. 
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In  addition  industries  and  businesses 
receiving  or  delivering  goods  by  truck 
will  be  required  to  provide  off-street 
loading.  Such  a provision  will  help 
ease  congestion  on  our  already  crowded 
streets. 
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STATUS  OF  THE  NEW  ZONING  ORDINANCE 


At  present,  February  1953,  the  text 
of  the  new  zoning  ordinance,  and  the 
zoning  district  maps  have  been  completed 
and  are  ready  for  public  review.  It  is 
the  intention  of  the  City  Planning  Com- 
mission to  have  as  many  groups  and  in- 
terested property  owners  as  possible 
review  the  text  and  maps  to  bring  forth 
opinions  and  criticisms  before  they  are 
finally  submitted  to  the  Board  of  Super- 
visors for  enactment  into  law. 

It  is  hoped  that  the  new  zoning  ordi- 
nance, incorporating  the  suggestions  and 
criticisms  of  civic  groups  and  individ- 
uals, will  receive  widespread  support 
and  will  be  ready  for  submission  to  the 
Board  of  Supervisors  for  adoption  in  the 
latter  part  of  1953. 

Your  comments  and/or  criticism  of  the 
proposed  text  and  maps  will  be  greatly 
appreciated  by  the  City  Planning  Commis- 
sion. The  Department  of  City  Planning 
will  readily  cooperate  with  you  in  mak- 
ing available  whatever  assistance  you  may 
require  in  order  to  understand  more  fully 
the  proposals  of  the  ordinance. 

Address  inquiries  to  100  Larkin  Street, 
or  telephone  HEmlock  1-2121,  Extension  227. 
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